This paper is conceptual in nature and presents the assumptions of a holistic approach to corporate real estate management. The approach is based on the imperative of sustainability, which has become a determinant of the proposed Sustainable Corporate Real Estate Management (SCREM) model. Moreover, the authors indicate that in addition to the presence of the sustainability imperative, corporate real estate management requires the integration and formalization of knowledge about the concepts of corporate real estate management (CREM) with those of corporate social responsibility (CSR). This approach is intended to enable the identification and improvement of real estate management processes and, as a result, contribute to more efficient and effective corporate real estate management and continuous and flexible development of enterprises, as well as boosting economic growth and building prosperity for present and future generations.
Corporate real estate management development trends -study of relevant literature
Current global research focuses on corporate real estate (CRE) understood both in the narrow and broad sense. In narrow terms, the term "real estate" is used to describe property used for operational activities of an enterprise. However, in the broad sense, CRE refers to the entirety of the controlled property, regardless of its legal title, or whether it is used for operational activities, or constitutes investment assets. In both perspectives, property in CRE management processes is considered as a financial resource of an enterprise (reflected in the balance sheet) and as tangible assets in the physical dimension, which are to contribute to obtaining the expected performance and achieving the business objectives of an enterprise (HAYNES, NUNNINGTON 2010) . In their work on CRE, researchers emphasize www.degruyter.com/view/j/remav vol. 23, no. 4, 2015 the need for an integrated management of this resource, which contributes to the achievement of business goals (LIOW, OOI 2004 ; ALI VARCOE, O'MARA 2011; HARRIS, COOKE 2014) . In addition, they emphasize the need to include multiple CRE perspectives in integrated management, e.g. personal property, real estate assets (company's real estate portfolio) and strategic corporate objectives (LINDHOLM 2008; GLATTE 2012) .
A change in the perception of the role and objectives of real estate management can currently be observed, and emphasis is put on the importance of real estate as "one of the three most important business resources, alongside people and technology" (HARRIS, COOKE 2014) . It is recognized that CRE should be considered as a strategically valuable resource, as it possesses attributes specific for this group of assets, such as a unique character, durability, adequacy, low substitutability, and more (COLLIS, MONTGOMERY 2008) . The role of CRE has evolved significantly over the last three decades, from 'space -the external support of economic processes' to a strategic corporate asset. This trend has emerged mainly as a result of dynamic changes within the business environment. The increased role of CRE coincided with increasing globalization, together with the development of ICT and the Internet, which resulted in a number of implications for business processes (ROULAC 2001; HARRIS, COOKE 2014) . "The arrival of CRE coincided with the rapidly increasing globalisation of business and the development of ICT and the Internet with their manifold implications for business processes". These changes have been directly affecting decisions made by managers, also in terms of the utilization of corporate real estate (ROULAC 2001) .
Systematic studies of relevant domestic literature on the subject create a picture of the evolution of research on CREM. The literature presents consecutive stages of the development of a scientific approach to CRE and its role in an enterprise, as well as in the responsibility borne by managers for its efficient and effective administration (NOURSE, ROULAC 1993; MANNING, ROULAC 1999; ŚLIWIŃSKI, ŚLIWIŃSKI 2006; RYMARZAK 2009; NOWACKI 2011; WOLSKI, ZAŁĘCZNA 2011; ŚMIETANA 2014; MUCZYŃSKI 2015) . The research on CREM undertaken in Poland can be described as fragmentary and focused on selected aspects. It does not include sustainable management, and only a few researchers refer to sustainable investment and sustainable real estate. The studies concern:
-socially responsible investing and socially responsible management taking into account the context of sustainable real estate, but with no reference to CRE specifics (MARCINEK 2012; BELNIAK et al., 2013; ŚMIETANA 2014) , -risk of investment in real estate in the context of the corporate social responsibility of real estate market participants (SIEMIŃSKA 2013), -administration and strategic management procedures of CRE (NALEPKA 2012), -value of CRE (Konowalczuk, Ramian 2014; Śmietana et al., 2014) . The researchers emphasize that the formulation and application of corporate real estate strategy is an important part of CREM (WILLS 2008; HAYNES, NUNINGTON 2010; LINDHOLM, NENONEN 2006; KONOWALCZUK, RAMIAN, 2014) , while recognizing that it should be created in the context of the business strategy of an enterprise. One of the recently issued major publications on the subject also stresses the importance of formulating a real estate strategy for the functioning of the CREM system, indicating that "CREM will need to be able to translate the needs of the business into a coherent supporting strategy; communicate effectively with managers of the business; and adopt techniques to demonstrate the impact of workplace improvement on business performance" -CREM must translate business needs into a coherent supporting strategy, effectively communicate them to managers, and adopt new technologies in order to demonstrate their impact on productivity in the workplace (HARRIS, COOKE 2014, p. 7) . Moreover, in his research, Haynes (2012) refers to the integration of the CRE strategy with the corporate strategy, which results in creating a "business environment" that provides an expected level of real estate usefulness, thus also providing the expected level of efficiency. The presented perspectives outline the role of the value of real estate for CREM, understood as corporate real estate management, in order to maximize the added value for an enterprise (KRUMM et al., 2000; EDWARDS, ELLISON 2004; VARCOE, O'MARA 2011) . KRUMM et al. (2000) emphasized the double importance of integrated CREM as: managing the corporate real estate portfolio by adjusting both the portfolio and the services to the requirements of the core business in order to achieve maximum added value for enterprises and contribute to the improvement of the overall performance of an enterprise (KRUMM et al. 2000, p. 128 Critical studies of the relevant literature have resulted in distinguishing key publications that served as a source of inspiration for the development of a sustainable approach to CREM for the authors. The publication by MASALSKYTE, ANDELIN and SARASOJA (2014) "Modelling sustainability maturity in corporate real estate management" was of fundamental importance. The result of this research is the generic sustainability maturity model for CREM. The model demonstrates the value of implementing sustainable CREM. The result of the research is a classical (standard) maturity model of sustainable CREM. The proposed model is very general, and whilst it does recognize the imperative of sustainability, it fails to discuss it in detail. Moreover, it does not express a holistic approach to CREM that takes into account the concepts of CRS and process management. Therefore, the presented general idea of the model requires expansion and specification.
Another body of work that is of key value to the research is an article by Haynes (2012), in which the author proposes a corporate property management model. The author calls his model 8*P and identifies eight elements within it: Planet, Position, Purpose, Procurement, Place, Paradigm, Processes, People (HAYNES, 2012) . He puts particular emphasis on Planet (sustainability and CSR) and Processes (the activities of the organization). This model, however, is also very general and requires further refining.
The inspiration to undertake research were also publications by German researchers Lorenz and Lützkendorf and the CoreNet Global research team. Lorenz and Lützkendorf's work (2014) "Sustainability Metrics, Translation and Impact on Property Investment and Management" defines the framework of a system for sustainable real estate investment and management. CoreNet Global, the largest worldwide association of CRE experts, undertakes research on new trends in CREM. It mainly concerns the anticipated changes in the nature of business and work, the importance of real estate and changes in the workplace. Its goal is to determine the requirements for CRE by 2020 and studies related to sustainable development and its potential impact on CRE are a significant part of the (CORENET, 2012).
In summary, literature studies indicate that the presence of issues concerning sustainable corporate real estate management is significantly increasing. The presented research, however, is fragmented and limited to individual aspects of CREM (BOYD 2006; LORENZ 2006; LINDHOLM 2008; LAPOSA, VILLUPURAM 2010; LUCAS 2009; MADTITSCH, EBINGER 2011; LÜTZKENDORF, LORENZ 2012; SHARP 2013; WILKINSON, SAYCE, CHRISTENSEN 2015) . Only few studies offer a holistic approach to CREM, and these are in the conceptual stage and very general (HAYNES 2012; LORENZ, LÜTZKENDORF 2014) . It can also be noticed that, what has not been sufficiently recognized, are CREM processes (LUCAS 2009; MADTITSCH, EBINGER 2011; MASALSKYTE, ANDELIN, SARASOJA 2014) . Meanwhile, the imperative of sustainability in corporate real estate management has recently been considered as an integral part of almost every business activity in different industries and sectors, including private and public ones (CORENET 2012; HARRIS, COOKE 2014) . Researchers representing various academic circles and international organizations are undertaking further studies whose aim is to develop a comprehensive systems approach to sustainable corporate property management. This research objective has also been adopted by the authors of this paper.
The sustainable approach to corporate real estate management -a conceptual SCREM model
The proposed SCREM model is compatible with scenarios of anticipated changes in the function and role of CRE outlined in the academic environment. Harris and Cooke (2014) present four scenarios: business as usual, modest change, significant change and transformational change. The last scenario illustrates the concept of integrated corporate resource management, in which all key resources such as ICT, HR and CRE are managed centrally, and it predicts the creation of a new discipline of "organization resource management". The main premise for the creation of such a management model is the integration of processes and systems that do not interact when they work in a functional system (in isolation). This concept combines three groups of resources of a modern organization -space (CRE), employees and technologies, participating in the mission of each organization. The proposed SCREM model is a response to "the integrated business resource management model" and, besides the resources, it integrates concepts which are to ensure the sustainable management of these resources to build long-term sustainability and balance of the company (Fig. 1) .
In addition to the imperative of "sustainability", the SCREM concept and model is also based on three other imperatives -"multidimensionality", "holism" and systems thinking (BRYX 2006; ROKITA 2011; ZIEMBA 2013; ZIEMBA 2014; ZIEMBA 2015) . The imperative of sustainability in the context of www.degruyter.com/view/j/remav vol. 23, no. 4, 2015 SCREM has a much broader meaning that goes beyond interpreting the notion only in terms of ecology (Table 1) . It means sustainable -in relation to development, renewable -in terms of resources, and lasting -in terms of growth. It is therefore interpreted as "flexible", "lasting", "continuous", "sustensive", "sustainable", "self-sustainable" and "harmonious". The second major imperative is multidimensionality, which should be understood as "interdisciplinarity", "multilateralism" and "multi-directionality". This means that due to the particular complexity and complicatedness of SCREM phenomena and processes, they all must be considered from the perspective of multiple fields, faculties and disciplines. Their description and explanation requires the application of the achievements of related sciences. A particular imperative to be considered in the concept of SCREM is holism. Overall, according to the holistic theory, SCREM consists of interrelated components (e.g. strategies, objectives, stakeholders, processes, phenomena, and risks). The understanding of principles that dictate SCREM may not be based on the principles governing the components, but rather on components themselves and interactions that occur between them. SCREM is therefore a system with its own objectives and it implements them in one or a number ways. It is also an open system, which means that there is continuous occurrence of various interdependencies between SCREM and its environment. It is based on many concepts which are to provide the sustainability of the system in the economic, environmental, and socio-cultural dimension, to contribute to the improvement of corporate real estate management processes and thus to improve the corporate governance in an enterprise (Table. 1). Source: own study.
SCREM combines various concepts of real estate management. A systemic approach is reflected in the concept of facility management (FM). FM is defined as the integration of processes in terms of property and infrastructure management, aiming to provide the functionality of the construction environment through the integration of people, places, processes and technologies (IFMA, http://www.ifma.org/). Standardized and integrated processes are intended to support and improve the efficiency of the core business of an enterprise. Management concepts are to contribute to the efficient use of CRE, taking into account the perspective of individual facilities -operational facility management (FM) and a strategic approach that includes the perspective of a part or the entire company real estate portfolio -real estate asset management (REAM) and real estate portfolio management (REPM). Comprising the highlighted concepts SCREM will include the dimension bound with management by value. It will be a system that allows creating and maintaining value by improving the management of business processes in order to increase the productivity of CRE (property performance), understood as: functional quality, technical quality, cultural & social quality, economic performance, and environmental performance. This approach requires distinguishing between different categories of property values based on the concept of value based management (VBM), in addition to values commonly analyzed in CREM: market value, investment value, or use value. SCREM also refers to: environmental value, social value, public value, cultural value, and image value (Table 1) .
The creation of a sustainable construction environment in the processes of CRE development and management is to be based on assumptions of the concept of sustainable development (SD). Sustainable development is understood as meeting the needs of the society while taking into account the limitations of the natural environment of the planet and enabling the realization of the aspirations of future generations. As a response to the challenges of SD, social responsibility (SR) constitutes an expansion of this idea and remains closely associated with it. It refers to corporate social responsibility (CSR) of an enterprise towards its stakeholders, including the society and the environment, and the realization of specified targets is to contribute to maximizing the contribution of the organization to sustainable development. The concept of social responsibility, considered in accordance with ISO 26000 guidelines (EN/ISO 26000:2012) in the context of the functioning of a socially responsible company, assumes its willingness to take into account social and environmental issues in the decisionmaking process and decision-related activities, and the disclosure of the impact of those decisions and activities on the society and the environment. This means an attitude representing the ethical and transparent activities of the company, contributing to sustainable development in accordance with the applicable law and remaining consistent with the accepted norms of conduct. In the real estate management system, it will mean the implementation of the Responsible Property Investment (RPI) and sustainable management with the stated objectives of environmental sustainability, social responsibility and environmental, social, and governance (ESG).
SCREM requires the improvement of existing real estate management processes and defining new ones. Hence the necessity to include the process approach in the SCREM model and to formalize the knowledge of the SCREM processes in the form of a process maturity model (see: e.g. Kania, 2013). The process approach aims to result in a more efficient use of corporate real estate, as well as in taking into account the socio-cultural aspects and their neutral impact on the environment.
The authors also indicate a particular importance of the use of ICT in the sustainable corporate real estate management system. In this system, ICT is a factor that stimulates activities in the following areas:
-environmental protection, -economic growth, -social and cultural development, -corporate governance. Overall, the SCREM conceptual model includes the following components: CRE, real estate management concepts and other pillars of corporate sustainability management, processes, internal and external stakeholders and ICT (Fig. 2) .
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The proposed approach assumes creating a sustainable environment where the (often conflicting) expectations of various stakeholder groups of the company are respected. The key stakeholders of SCREM include: internal stakeholders (managers, employees) and external stakeholders (close business environment -local communities and the society as a whole). Internal stakeholders expect support for the implementation of business objectives, while the environment expects the protection of the interests of present and future generations. Table 2 summarizes various groups of stakeholders and management concepts that are an integral part of the proposed model. extension of the concept of "sustainability enterprises" -businesses of the future -whose authors refer to the sustainability of an entity understood as the ability to continue to operate in a rapidly changing environment and keeping up with changing expectations of stakeholders.
Conclusions
To the best of the authors' knowledge, there are currently no proposals of a holistic approach to SCREM. This is due to several reasons. Firstly, many of the concepts, phenomena and issues in the field of SCREM are characterized by a high degree of turbulence. Secondly, the SCREM paradigm is not yet well-established. Thirdly, there is too little awareness of the importance of the application of the sustainability imperative and the latest management concepts in CREM. Also lacking is knowledge about the potential benefits and risks of SCREM. It is therefore necessary to intensify research on the subject. Further research and scientific discussions on various kinds of concepts, models and methodological assumptions which constitute a platform for the formulation of theories describing the reality of SCREM is essential. With regard to the above, the authors of this article have proposed the principles of sustainable corporate real estate management. The combination of the concept of corporate social responsibility with the imperative of sustainability and the process approach to corporate property management results in an approach that goes beyond the currently existing proposals in this regard. The research results will help discover and understand the rules and regularities that govern processes associated with sustainable corporate real estate management, provide a model for the improvement and evaluation of these processes, and serve as a scientific basis for the construction, development and evaluation of a corporate real estate management system. In the authors' opinion, a corporate real estate management system that takes into account the holistic approach will enable the creation and maintenance of values by improving the management of business processes with a view to increasing the efficiency of corporate real estate, tailored to pursuing the business objectives of an organization. In the proposed system, CRE value shall be considered in various dimensions, including broadly analyzed productivity and economic efficiency, and will take into account the context of the environment, environmental performance, and socio-cultural quality.
Further research work aims at developing the conceptual model proposed in this article. It will take the form of a detailed maturity model, which will be a useful record of the knowledge of the processes, both for scientists dealing with real estate management issues, as well as managers intending to improve the real estate management processes in their organizations. This model will be used to examine the quality of property management processes in Polish enterprises and identify factors that stimulate or inhibit the improvement of these processes. At the same time, methodological assumptions will be put forward for creating a process management system that will be useful in improving corporate real estate management.
